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SUBLEASE

This Sublease is entered into as of September 1, 1988, by
and between T. L. ROBAK, INC., ("Sublessor") and GTE
Calirfornia Incorporated, (Sublessee”) pursuant to the

following ternms and conditions.

RECITALS

This Sublease is entered into with reference to the

following agreed. facts:

A. Sublessor has entered intc that certain lease
for 8,640 square feet of space in a building located at 13100
Alondra Boulevard, Suite 104, Cerritos, California 90701, with
Alondra Shoemaker Associates as Landlord ("Landlera®)
pursuant to the terms and conditions of said lease, a copy of
which is attached hereto as Exhibit "A" (the "Lease") and by

this reference incorporated herein.

B. Sublessee desires to sublet 1000 square feet ot
the premises leased by Sublessor under the Lease pursuant to
the terms and conditions of this Sublease Agreement. Attached
hereto as Exhibit "B" is a drawing showing the relative
location of the space to be sublet to Sublessee (the

"premises"),



NOW THEREFORE the parties agree as follows:

1. The term of this Sublease shall be coextensive
with the term of the Lease and any extension thereof and
subject to the terms and conditions of the Lease ralative to
the term and any extension thereof stated therein. This
Sublease shall terminate on the termination of the term and

any extension of the Lease.

2. The parties agree that the square footage
subleased to the Sublessee pursuant to this Sublease
represents 11.5% of the total sguare footage leased to the
Sublessor pursuant to the Lease. Sublessee agrees to pay
Sublessor 11.5% of all sums payable as rent under the Lease
{subject to all the terms and conditions of the lLease) on or
before the due date of any such suns.

3. Sublessor agrees to comply with and perform all
of the obligations of the Tenant set forth in the lease
applicable to the premises sublet to it under this Sublease
Agreement. Any breach by Sublessee of the covenants and
agreements contained in this Sublease Agreement, including the
Tenant’s obligations set forth in the Iease that have been
assumed by the Sublessee, shall be deemed to be an act of
default.

4. Except as otherwise expressly pravided by law,

any and all notices or other communications required or



paermitted by this Sublease or by law to be served on or given
to either party hereto by the other party hereto shall ke in
writing and shall be deemed duly served and given when
perscnally delivered to the party to whom it is directed or to
any managing employee or officer of such party or, in lieu of
such personal service, when deposited in the United States
mail, first-class postage prepaid, addressed to Sublessor at
Pust Office Box 4659, San Luis Obispo, California, 93403, or
to Sublessee at One GTE Place, RC 3521 Thousand Oaks,
California, 91362. Either party, Sublessor or Sublessee, may
change their addaress for purposes of this section by giving
written notice of such change to the other party in the manner
provided in this section.

5. Should any litigation, including arbitration
proceedings, be commenced between the parties to this Sublease
concerning said premises, this Sublease, or the rights and
duties of either in relation thereto, the party, Sublessor or
Sublessee, prevailing in such litigation shall be entitled, in
addition to such other relief as may be granted in the
litigation, to a reasonable sum as and for its atterney’s fees
in the litigation which shall be determined by the court in
such litigation or in a separate action brought for that
purpose,

6. Sublessee agrees to keep all of the premises and
every part thereof free and clear of any and all mechanic’s,

materialmen’s and other liens for or arising out of or in



connection with work or labor done, services performed, or
materials or appliances used or furnished for or in connection
with any operations of Sublessee, any alteration, improvement
or repairs or additions which Sublessee may make or permit or
cause to be made, or any work or construction by, for, eor
permitted by Sublessee on or about the premises or any
obligations of any kind incurred by Sublessee, and at all
times promptly and fully to pay and discharge any and all
claims upon which any such lien may or could be bhased, and to
save and hold Sublessor and all of the premises free and
harmlees of and from any and all such liens and claims of
liens or suits or other proceedings pertaining thereto. If
Sublaessea degsires to contest any such lien, it shall notify
Sublezeor of its intention to do so within ten days after the
filing of such lien., In such case, and provided that
Sublessea shall upon demand protect Sublessor by a good and
sufficient surety bond against any such lien and any cost,
liability or damage arising out of such contest, Sublessee
shall not be in default hereunder until five days after the
final determination of the validity thereof, within which time
Sublessee shall satisfy and discharge such lien to the extent
held valid; but the satisfaction and discharge of any such
lien shall not, in any case, be delayed until execution is had
upon any judgment rendered thereon and such delay shall be a
default of Sublessee hersunder. In the event of any such

contest, Sublessee shall protect and indemniry sublessor



against all loss, cost, expense and damage resulting
therefrom.

7. By paragraph 1 of the Addendum to the Lease,
Sublessor was granted an option to extend the term of the
Teace for one (1) additional five-year pariod. Provided
Sublessee is still in occupancy of the premises and is not in
default under any of the terms and conditions of the Sublease,
Sublesgsor herein grants Sublessee tha same option to extend
the term of the Subleaze for cne (1) additional five-year
period subject to the terms and conditions set forth in
paragraph 1 of the Addendum to the Leasc.

8. By paragraph 3 of the Addendum to the Lease,
Sublessor has been granted a tenant improvement allowance of
$102,530 or $12 per sgquare foot. Sublcssor agrees that
Sublessee shall receive a pro rata share of any tenant
improvement allowance ¢granted Sublessor under the Lease.

9., Sublessee shall nct transfer, assign, mortgage
or encumber this Sublease, by voluntary or involuntary
transfer, operation of law or otherwise, or sublet all or any
part of the premises without obtaining Sublessor’s prior
written consent, which consent shall not be unreasonably
withheld,

10. This Sublease 1s contingent upon sublessee’s
receiving approval from the Federal Communications Commission
of Sublessee’s application to construct broadbhand cable

television facilities in the City of cerritecs, Calirornia.



11. Thiz Sublease shall be binding on and shall
inure to the benefit of the heirs, executors, administrators,
successors and assigns of each of the parties hereto,

Sublessor and Sublessee,
12, Time is expressly declared to be the essence of

this Sublease.

13. Should any dispute arise between Sublessee and
Sublessor concerning said premises, any provision of this
Sublease, or the rights and duties of either in regard
thereto, the dispute shall be settled by arbitration as
provided in this section. Each party, Sublessor and
Sublessee, shall appoint an arbitrator and give the other
written notice of the name and address of such arbitrator on
the other party within five (5) days after a written demand to
do so has heen served on the party making the appointment by
the other party to this Sublease. The two arbitrators so
appointed shall, within fifteen (15) days after their
appointment appoint a third arbitrator. The decision in
writing of any two of the three arbitrators so appointed shall
be binding and conclusive on both parties to this Sublease.
The arbitrators may apportion the costs and expenses of the
arbitration proceeding, including counsel fees and
arbitrator’s fees, between the parties to this Sublease in
such a mannher as any two of the three arbitrators deem just.

14. This instrumant (including the Taease)

constitutes the sole and only agreement between Sublessor and



Sublassee respecting said premises, the leasing of said
premises to Sublessee, or the Sublease terms herein specified,
and correctly sets forth the obligations of Sublessor and
Sublessee to each other as of its date. Any agreements or
reprasentations respecting said premises or their leasing by
Sublessor to Sublessee not expressly set forth in this

instrument are null and void.

EXECUTED on the dates indicated below:
fublaszor

T. L. ROBAK INC.

By: <<46ﬁ”ﬂ gﬁ;ﬂ%a,/f Dated: August |¥, 1988

sublessea

GTE lifornia Incorporataed

Dated: August go, 1988

By: Dated: August J¢ , 1988
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ADDENDU STANDAR LEASE

Lo Lo ROBAK, INC.

THIS ADDENDUM TO tSTA:DﬁfD FORHt fEA%E ("Agdﬂ?dum'{ ;:
an a ar ° hat cartain tandar orm 1]

7::::':!? ::ttd WF d » 1987, by and between ALONDRA SHOEMAKER
ASSOCIATES, 2 California gensral partnership, as “Landlord® and T.L.
ROBAK, INC. as “Tenant,* In the event of any conflict or
ineonsistency between the terms and provisions of this Addendum and
the tarms and provisions of the Lease, the terms and provisions OF
this Addenagum 3hall contrel. Unless otharwise defined 4in this
Addendum, capitalized terms used fn this Addendum shall have the
same meaning as set forth in the Lease.

. 3, The follewing sentences are
" heredy added to-? :the Lease:

qﬁilﬂf_iﬂ_ﬁiﬁl£§;lgﬂ%r Provided Temant ‘is 5ti11 in occupancy of
the Pramises an $ not {in default  under any of the tarms and
conditions of this Lease, Tenant shall have the option to extend
said Lease for one (1) additional! five year period ("Option Term®)
under - the sime terms and <conditions set forth herein with the
exception of the monthly rent which shall be adjusted at the
beginning of the Option Term to equal -one "hundred perceant (1003} of
the fair market vilue of the premises. The monthly rent shall also
be Yncreased by the Coasumer Price Index (CPI) Urban Wage Earners
and Clerical WNorkers as provided by the U.S5. Bureay of Labor
. Statistics for the Los Angelas, Long Beach, Anaheim arez {(“Index")},

Basea: 1967 * 100. The menthly rent shall also be increased by the
CPl effactive on tha first glst) day of the thirty-first (3lst)
month of the Option Term in accordance with the method 1isted apove
to reflect the percentage change in the C.P.]. from the first day of
the Option Term. In no event, however, shall the newly adjusted
r:ntn1 be less than the rent for the month immediately preceding the
thange.

Motification of 1intention to exercise said (Qptfon will Dbae
accomplished in writing ne later than one hundred eighty (180) days
prior to the expiration of the lease term. Tenant's rights to
extend the term shall, at Landlord's elsction, terminate and be of
uno further force or effect, notwithstanding Tenent's due and timely
sxercise of an Option 3f, after such exercise of such Option and
prior to the commencement of the -applicable Option Term, Tenant
defaults in hts orligations under this Lease and all applicable cure
pertods expire without cure. The option to extend the term of this
Lease contained herein 1s personal. to Tenant and wmay not be
sxercised or be sssigned to any person or entity cother than Tenant
without the prior written consent of Landlord in accordance with

Paragraph 24 of the Lease and fn no event will be enforceable by any
sublessee of the premises.

The fair market rental vaiue of the premises at the beginning of the
Gptfon Term shail be cetermined 1n accordance with the following:
The parties shall have twenty (20) days after Landlord recsives
Rotice from Tenant that Tenant intends to exercise an option
hereunder, within which to agres on th¢ fair market rental value of
the premises upon which to base the {initfal monthly remt for the
Option Term. If the parties agree on the fair market rental value,
they shall promptly execute an appropriate amendment %o the Lease
reflecting the exercise of ths Option Term and the Initial monthly
rent. However, {f the parties are unable to agree on the fair
market rental vilue then within ten {10) days after the expiration
of the perfod, each party, at 1ts zost and by giving notice to the
other party, shall appoint an MA] appraiser with at least five (5)
years full-time industrtal appraisal experience im the arss in which
the premises are located to appratse and set the fair market rental
value, If a party does not appoint an appraiser within five (5)
days after the other party nas given noticte of the same of its
appraiser, tne single appr2iser appointed shall be the sole
appraiser and set the fair market rental value. If the two
appraisers are appointed by the parties as stated in this paragragh,
they shall meet promptly and attempt to mutually determine the fair
market rental value of the premises.
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AD STANDARD FORM LEASE

T, L. ROBAK, INC.

THIS ADDENDUM TO STANDARD FQORM LEASE ("Addendum") is
attached to an a part of that certain Standard Form Lease
(Lease®) dated 3. 1987, by and between ALONDRA SHOEMAKER
ASSOCIATES, a Califoraniaz general partnership, as “landlord* and T.L.
RUBAK, INC. as "Temant.®™ In the event of any conflict or
{nconsistency between the terms and provisions of this Addendum and
the terms und provisions of the Lease, the terms and pravisions of
this Addendum shall contrel. Unless otherwise defined in this
Addendum, capitalized terms used in this Addendum shall have the
same meaning as set forth in the Lesse.

1. W__{%% The following sentances are
" hereby added 10 Paragrap a) of .tha Lease:

gpgng £9 ££§‘5¥‘I‘:!‘ Provided Tenant 13 sti{l in occupancy of
the ¥Fremises 4n s not 1in default under any cof the terms and
condttions of this Lease, Tenant shall have the option to extend
said Lease for cone (1) additional five year period ("Option Term®)
under - the same tsrms and condftions set forth herein with the
exception of the monthly rent which shall be adjusted at the
beginning of tha Option Term to equal one hundred percent {100%) of
the fair market value of the premises., The monthly rent shall alse
be ‘increased by the Consumer Price Index (CPl) Urban Wage Earners
and Clerfcal Workers as provided by the U.§. Buyreau of Lapor
. Statistics for the Los Angeles, Long Beach, Anaheim area ("Index"),
Base: 1867 = 100. The nonthlg rent shall also be increased by the
CP1 effective on the first (lst) day of the thirty-first (31st)
month O0f the Option Term in accordance with the mathod l1isted above
to reflect the percentage change in the C.P.I. from the first day of
the Option Term. In no event, however, shall the newly adjusted

r:ntal be less than the rent for the month immediately preceding the
change.

Hotification of intention to exercise said Option will De
accomplished fn writing no later than one hundred eighty (180) days
prior to the expiration of the Tease term. Tenant’s rignts to
axtend the term shall, at Landlord's election, terminate and bs of
no further force or effect, notwithstanding Tenant's due and timely
axercise of am Optfon 1f, after such exercise of such QOption and
prior to the commencement of the -applicable Option Term, Tenant
defaults tn nts odlfgattons under this Lease and all applfcable cure
periods expire without cure, The option to extend the term of this
Lease contiinea herein 1s personal to Tenant and miy not be
exercised or be assigned to any person or entity other than Tenant
without the prior written consent of Landlord {fn accordance with

Paragrapn 24 of the Lease and in no event will be enforceable by any
sublassee of the premises.

The fair market rental value of the premises at the beginning of the
Dption Term shall be determined in accordance with the following:
The parties shall have twenty (20) days after Landlord receives
notice from Tenant that Tenant intends to exercize an option
hereunder, within which to agree on the fair market rental value of
the premises upon which to base the initial monthly rent for the
Option Term. [f the parties agree on the fair market rental vealue,
they snhall promptly execute an appropriate amendment to the Lease
reflecting the exercise of tha Option Term and the tnitial monthly
rent. Hewever, 1{if the parties are unable to agree on the fair
m:rket rentd] valus then within ten (1D) days after the expiration
of the period, each party, at its cost and by giving notice to the
other party, shall appoint an MAl appratser with at least five (5)
{:crs full-time industrial appraisal experfence in the ares in which
vag premises are located to appraise and set the fair market rental
y Ue. IT a party does not appoint an appraiser within five (5)
‘lys :fter the other party has given notice of the same of 1ts
IPpraiser. the singte appraiser appointed shall be the sole
app:liser 3nd set 1the fair market rental value, If the 1two
Ppraisers are appointed by the parties as stated in this paragraph,

market rental valus of the prcmisesﬁ y determine the fair
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T«lL. Robak, Inc.
Addendum to Standard Form Lease
Page tweo

If they are unable to agree upon such fair market rental value
within twenty (20} days after the second apprsiser has bDeen
appointed and the higher suggested fair market rental! value s
greater than the lower suggested fatr market rental velue by 1less
than five percant -(5%), the appraisals shall be added together and
¢ivided by 2 with the quotient being the fair market rental value!
tut if the difference is five percent (5%) or greater, the appraiser
shall attempt to select a third appratser meating the qualifications
45 stated in this parvagraph within five (5) days after the last day
the ‘two apprafsers &re given to set the fatr market rental value.
If they are unable to agree on the third apprafser, each party may
petitfon the Orange County Superior Court for the selectifon of &
third appratser who wmmets the qualiffcations as stated 1in this:
paragraph. Each of the partfes shall bear one-half (1/2} of the
third appraiser's fees and charges. The third appraiser, however
Selected, shall be a persen who has not yet previously acted in any
capacity for either party or for any entity or parson or may be a
dtractor, trustee, oafftcer, principal or ownar of efither party.
Twenty (20) days after the selection of the third appraiser the
three appratsers shall {ndependently determine the falr market
rental valus, The averags of the two appraistls nsarast fin value
shall conclusively be deemed the fair market rental value amnd the
infitial monthly rent shall be set based thereon. Notwithstanding
the foregoing, in no event shall the monthly rent be less than the
monthly rent in effect during the final! month of the Primary Term.

2. Paragrpphs §¥!' angd 5551. (Menthly Rent Adjustments}. The
following sentences sha ¢ wdded to Paragraph a) and substituted

fro Paragraph 5(b) of the Lease hereto:

Upon execution of the Lease, Tenant will pay the monthly
rent for the first [lst) month of the term. Additionally, Tenant
shall pay to Landlord in lawful! money of the United States for each
calendar month of the term the monthly rent &s set forth below, in

sdvance, on the first (ist) dey of each c¢alendar month, without
sbatemant, deductton, claim, offset, prior notice or demand. The

following monthly rent schadule shall apply to the fnftial term of
the Lease:

Nonths 1 - 30 $7,257.60

Nonths 31 - &0 $7.257.60 multiplied by CPl increase*,

Months 61 - 90 Rent from Months 31 - 60 multiplied
by CPl increase.

Konths 91 - 120 Rent from Months 61 - 90 multiplied
by CPI {ncrease.
Months 121 - 150 Fair market value rent

{Paragraph 4a).
Rent from Months 121 - 150 multiplied
by CPI increase.™

Months 151 -« 180

" Ezﬁzggzr {E‘ce ;nﬂe? (CPI) Urban Wege Earners and Clerical
0s ngeies, Lon h Anahetim a :
1967100). g g Besch, ah rea, Bass

In no event shall wmonthly rent a2t commencement of
Adjustment Feriocs be Y

the less than the monthly rent in affect during

menth jmmediately preceding said adjustment,



TOLO‘ RObIk. IIH:.
Addendum to Standard Form Lease
Page three

3. 1‘”“%”%-1%F£33’%’”5i‘ Landlord shall construct offfces inm
sccordance with pians to0 be mutually agreed upon and included as
sgxnibit B" between Alondra Shoemzker Associates and T.L. Rebak,
INc. The budget for the tenant improvement work is $102,530.00 or
$12.00 per square foot, If the tenant timprovament work exceeds
$102,530 said awount will be:. amortized over initial lease term at
eleven percent ' (113} Iinterest. In no event, however, shall the
tenant improvement work exceed $125,000.

TENANT: LANDLORD: ?‘V
T-Lo ROb.k. IHCI Al

r2a Shoemake

T BYITr AFmStrong, Trustee
f the B. and C. Arwmstrong

Revocable Trust dated

August 23, 1983, Genaral
Partner.

dy: By

a rant, rustee °©
the Donald S. Grant
Revocable Trust dated May 5,
1987, Qeneral! Partner.

057 9K
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Lease of Bandwidth/
Apollo’s 39 Channels

Power Charge

New Subscriber
Connection Charge

Subscriber Reconnect

Maintenance

CERRITOS

COMPARISON OF TARIFF AND CONTRACT CHARGES

[REGULATED CHARGES]

CONTRACT

Pre-paid by Apollo; No Current
Monthly Charge, except for
additional investments as set
forth by the contracts

One-Half of the Actual Monthly
Power Expense

Installations provided by
Apolle; Apollo charges GTECA
$55.00/install and $15.00/TIM;
GTECA charges back Apollo
One-Half of these costs

See above

Routine System Maintenance 1is
is provided for GTECA by Apocllo,
for which GTECA pays Apollo
$37,276/month; however, Apollo
pays GTECA $18,638/month for

TARIFF

Pre-paid by Apcllo; No New
Monthly Charge, but may be
revised to reflect additional
investments consistent with the
contracts

$2,625/month;

This is one-half of the 1993
average actual monthly power
expense

$112.50/install

$37.50/reconnect

Maintenance will be provided
GTECA At No Charge to Apollo;
Apollo saves $18,638/month and
its costs to perform maintenance



maintenance on its 39 channels

[DE-REGULATED CHARGES]

Decoder Installation* Per Installation Agreement, g5, Apollo Charged One-Half of
This is Provided by Apollo at Actual Cost; $26.75/1st install
No Charge to GTECA; GTECA on trip and $10.50/additional
provides the materials installs on same trip
ISW/Decoder Maintenance Currently provided under Maintenance provided by GTECA;
Maintenance Agreement; no No Additional Charge to Apollo

additional charge to Apollo

[OTHER CONTRACTS]

* Installation Agreement between GTECA and Apollo will be terminated in accordance with
and as permitted by its express terms, on July 17, 1994. This is not a tariff matter.

Service Agreement between Service Corp. and Apollo will be terminated in accordance with
and as permitted by its express terms, either on July 1 or July 17, 1994. This is not a
tariff matter.

Sub-Lease of Headend Space between GTECA and Apollo: GTECA has no present intention to
terminate this sub-lease but will do so if the Commission finds to be it inconsistent
with 47 U.S.C. § 533(b) and 47 C.F.R. § 63.54(c).



